
King’s Cross Development Forum 

Planning reference number 2013/0405/P 

"Reserved matters in connection with the erection of a ten to fifteen storey building within 

development Zone T1 for uses comprising a 418 space multi-storey car park, a multi-use 

games area (MUGA), residential development totalling 129 units (95 private ownership, 22 

affordable rent and 12 shared ownership), retail/café/bar uses (Classes A1-A4) together with 

associated ground floor terrace area and incorporating existing energy centre constructed 

under 2009/0415/P; and submission of associated details in compliance with conditions 6, 7, 

9, 10, 12, 14, 16-24, 26, 27, 28, 31, 33-36, 39, 42, 42A, 43-46, 48, 49, 50, 50A, 51, 60, 61 

and 64-67 of outline planning permission granted 22/12/2006 (ref 2004/2307) for a 

comprehensive, mixed-use development of former railway lands within the King's Cross 

Opportunity Area." 

Response by the Forum 

The King’s Cross Development Forum is concerned with ensuring that development of the 

King’s Cross area meets the needs of people living or working there now and in the future. It 

comprises individuals and representatives of member organisations from the local 

communities. 

The Forum does not always comment on planning applications; it often leaves that to member 

organisations, which may use its observations. In the present case members of the Forum 

have asked for various concerns to be brought to your attention. 

The scheme was described to the Forum by Argent and the architects at a meeting in March, 

after the date of submission. The Forum is grateful for having had this opportunity to hear 

about the scheme. An earlier plan for the scheme had been presented to the Forum some 

years ago; the Forum considers that overall the current plan is an improvement but remains 

concerned about noise and wind despite the modelling that has been done.  

1.  The building will have a noisy environment. It is near the high level railway lines and Gas 

Holder 8 (where there will be occasional public events). There is only a narrow gap between 

it and a major solid (noise reflecting) structure, building P1, to its east. It has a large car park 

behind its (noise porous) west wall,  a very large Services Plant module in its north end, a 

recreational area through its centre and a restaurant along its east face. The Forum 

understands that the noise sources have been modelled but it remains worried that unexpected 

problems will arise when the building is erected, even though efforts have been made to 

locate the housing on its east side. In particular, there could be resonance from the car park, 

the roof atrium, or the gap to the east of the building. The Forum would like the inclusion of 

contingency plans for remedying any such problems. 

2. Between and around buildings R4 and R5 (Rubicon Court and Saxon Court) there can be 

very strong winds now, though presumably wind effects were modelled when the plans were 

drawn up.  The weather is reaching extremes more frequently.  The position and shape of 

building T1, with the jaws at its south end, the roof atrium and the gap to the east of the 



building, could make it especially vulnerable to unpredicted resonances and other effects. The 

Forum would like the inclusion of contingency plans to protect the outside space in the 

absence of extremely firm environmental guarantees. 

3. The bicycle stands have been reduced by 26%, from 194 to 142, which is, apparently, the 

minimum permitted. Given the emphasis on cycling generally, and the recent announcements 

on investments in cycling facilities, the reduction seems short-sighted as well as 

parsimonious. One car space can accommodate about 13 bicycle stands; there would need to 

be a reduction in car spaces by only 1% (4 car spaces out of 418) to restore the original 

allocation. Also, carefully designed ‘roof-hung’ cycle stands would not compromise the car 

parking. 

4. The Forum notes the change in the mix of accommodation from 102 units (48 private 

ownership, 34 social rented and up to 20 intermediate affordable) to 129 units (95 private 

ownership, 22 affordable rented and 12 shared ownership). It would like to be confident that 

the balance in the King's Cross Central development as a whole will be maintained, despite 

the replacement of "social rented" housing by "affordable rented" and "shared ownership" 

housing. 

5. The Forum welcomes: 

 The replacement of the windmills, which were one noise source in the earlier scheme, by 

solar photo-voltaic panels (though unfortunately only 4% or so of the energy 

requirements of the building can be met by such techniques). 

 The realignment of the covered sports space, which will now work more satisfactorily 

and confine its noise more effectively. 

 The change in the roof planting from sedum to wild flowers, provided that sufficient 

guaranteed maintenance is put in place. 

 The change in the precast concrete cladding from plain surfaces to pigmented and 

textured ones inspired by early modern architecture. 


